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PROJECT DESCRIPTION 
 
The subject property is located on the east side of South Bemiston Avenue between Forsyth 
Boulevard and Carondelet Avenue. The property has a zoning designation of High Density 
Commercial District (HDC) and is located in the CBD Overlay Zoning District. The property contains 
a one-story commercial building which was recently renovated and currently occupied by a 
restaurant known as Louie’s Wine Dive.  
 
The applicant proposes to install an 11-foot by 25-foot outdoor dining platform constructed of cedar. 
Bench seating will be installed along the inside perimeter of the platform. Butcher block tables and 
black metal chairs are proposed. The structure is 3.5-feet tall and the outside face is clad with cedar 
siding. A 4-foot clear pedestrian access route is proposed on the public sidewalk.  
 
The City’s Outdoor Dining Regulations do not specifically address the use of outdoor dining 
platforms in the City right-of-way; however, pedestrian barriers are permitted as long as they are 
least 30 inches tall, constructed of metal or wood, and not anchored to the sidewalk. Staff has 
determined that the proposal may be permitted if it receives approval by the Department of Public 
Works and the Architectural Review Board.  
 

VISUAL IMPACT 
 
Staff is of the opinion that the outdoor dining platform, tables and chairs are in conformance with the 
Outdoor Dining Regulations. Restaurants with freestanding patio chairs often overflow into the 
pedestrian access route. With the proposed design, this would not occur because all seating is 
confined to the footprint of the platform. All of the structure’s components can be removed and 

Date:  September 6, 2016 

Applicant: Ben VinZant, restaurant owner 

Project Address:  16 South Bemiston Avenue  

Item Type:  Architectural Review/Request for Action 

Project Type:  Outdoor Dining 

Staff: Louis Clayton, AICP, Planner 

Summary:  
Review of the design and materials associated with proposed outdoor 
dining. 

REQUEST FOR  
ARCHITECTURAL REVIEW BOARD 
CONSIDERATION 
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reassembled. The Public Works Department has reviewed the proposal and will allow the 
installation on a trial basis through February 28, 2017, at which time it will be reevaluated. 
 

STAFF RECOMMENDATION 
 
To approve with the following conditions:  
 

1. That the applicant receive an Outdoor Dining Permit prior to installation.  
2. That the Outdoor Dining Permit expire on February 28, 2017, at which time the 

Department of Public Works will reevaluate and determine if the platform may remain.  
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PROJECT DESCRIPTION 
 
The 3.3-acre site includes two separate properties bounded by Hanley Road to the west, Clayton 
Road to the south, and Westwood Drive to the east. The western property (7651 Clayton Road) has 
a zoning designation of C-1 Neighborhood Commercial District and is improved with a one-story 
commercial building (former Schnuck’s) which was constructed in 1950 and has been vacant since 
2003. The eastern property (7601 Clayton Road) has a zoning designation of R-6 Medium Density 
Multiple Dwelling District, is located in the Westwood Corridor Urban Design Zoning District, and is 
improved with a surface parking lot. Adjacent land uses include multi-family and commercial to the 
west, multi-family to the north and east, and single-family to the south. 
 
The proposed project consists of the demolition of the existing structure and the construction of a 
642,271-square-foot, 7-story mixed-use building containing 44,500 square feet of ground floor 
commercial uses (retail, restaurant, grocery and leasing office), 297 residential units, a 20-space 
surface parking lot and a 722-space parking structure.  The proposed building will be constructed 
primarily of brick, corrugated metal, and fiber cement paneling. 
 
Access to the site is proposed from Hanley Road near the existing access point, mid-block from 
Clayton Road, and from Westwood Avenue. The west end of the site will include a surface parking 
lot between the building and Hanley Road, and a one-way drive aisle between the building and 
Clayton Road.  

Date:  September 6, 2016 

Applicant:  Clayton Hanley, LLC  

Project Address:  7601 & 7651 Clayton Road 

Item Type:  Conceptual Review 

Project Type:  Mixed-Use Development 

Staff: Louis Clayton, AICP, Planner 

Summary:  Conceptual review of the proposed design of a new mixed-use development. 

REQUEST FOR  
ARCHITECTURAL REVIEW BOARD & 
PLAN COMMISSION CONSIDERATION 
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Existign condtions: Subject properties outlined in red. 
 

Current zoning: Subject properties outlined in red. 
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ZONING AND MASTER PLAN  
 
The project will be developed as a Planned Unit Development (PUD) and will require public 
hearings before the Plan Commission and Board of Aldermen. The western property is not located 
in an urban design or overlay zoning district, but is subject to the following design standards which 
affect the site and building form:  
 

 Stepbacks: For buildings permitted to exceed the maximum height through the planned unit 
development procedure, a 15-foot stepback (upper story building setback) shall be provided 
beginning at the 3rd-story level or 30 feet above grade, whichever is less.  

 Parking: Surface parking lots and parking structures with parking at ground level are not 
permitted along the street frontage. 
 

The eastern property has a zoning designation of R-6 Medium Density Multiple Dwelling District and 
is located in the Westwood Corridor Urban Design District (UDD). The intent of the Westwood 
Corridor UDD is to ensure that redevelopment responds to and protects the established character 
of the Westwood Corridor. The UDD has detailed development standards for building orientation, 
lot coverage, setbacks, parking, building materials, height, massing, and architectural details. A 
more detailed submittal is required to evaluate the project’s compliance with the UDD standards.  
 
The Clayton Master Plan was adopted in 1975 and was last updated in 1989. The Master Plan 
designates the western property as “commercial” on the Future Land Use Plan and the eastern 
property as “mid density multi-family (25-45 units per acre)”.  

 
STAFF CONSIDERATIONS 

 
A project of this scale requires a thorough staff review prior to a public hearing. The project will be 
reviewed and is subject to comments by the Planning, Public Works, and Fire Departments, and 
also the City’s contracted consultants for landscaping, architecture, stormwater management, traffic 
and parking. Staff recommends that the Plan Commission/Architectural Review Board consider the 
proposal and provide input. This is conceptual review only and therefore any comments made in 
this report or at the meeting, either by the applicant, staff, or the Board/Commission members, are 
not binding. Staff offers the following comments based on the conceptual plans presented.  
 
Planning 
 

1. The Zoning Regulations prohibit parking lots along the street frontage. Locating the building 
frontage at or near the front property lines creates a strong street wall and improves the 
pedestrian environment. Where additional setback is necessary, activate the area with a 
courtyard by incorporating outdoor dining, seating, water features, or public art. 

2. This site is located at a prominent southern gateway to the City, and staff recommends the 
design of the southwest corner of the building and site be enhanced to include a more 
prominent architectural and/or gateway feature.  
 

 
 
 
 
Public Works 
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1. The development is subject to the recommendations of the traffic impact study conducted 
by the City’s contracted traffic engineer and reviewed by Public Works and St. Louis County 
Department of Transportation. The developer may be required to make such improvements 
to adjacent streets including but not limited to restrictions at ingress/egress locations, turn 
lanes, medians, and new and/or improved signalized intersections.  

2. The design of sidewalks, tree lawns, and other similar infrastructure in the City’s rights-of-
way will be to City standards.  

3. Land Disturbance and Right-of-Way Permits will be required through the Public Works 
Department. Any work affecting Hanley and Clayton Roads will have to be permitted 
through St. Louis County. 
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PROJECT DESCRIPTION 
 
The 9,426-square-foot site is located on the west side of Crandon Drive between University Drive 
and Maryland Avenue. The property has a zoning designation of R-2 Single Family Dwelling District 
and is located in the Clayton Gardens Urban Design District. The proposed project consists of the 
construction of a 3,977-square-foot (excluding the basement) single-family residence with an 
attached, rear-entry, at-grade 819-square-foot garage. The height of the proposed residence is 29 
feet 2 1/8 inches as measured from the average existing grade to the mean height of the roof. 
 

CRITERIA FOR REVIEW 
 
Compatibility 
Properties located west of Forsyth Boulevard in Clayton Gardens have traditionally been 
developed with one-story ranch homes with a strong horizontal orientation. The home to the 
north (117 Crandon Drive) was constructed in 1999 and is +/- 3 inches taller than the proposed 
home (as measured from the midpoint of each roof). The property to the south contains a one-story 
commercial building which is +/-21 feet shorter than the proposed home. As required by Section 
410.385 of the Clayton Gardens Urban Design District, to avoid tall, blocky building forms, new 
structures shall incorporate a transition in height and scale through one of six possible techniques. 
According to the applicant, the proposed design incorporates the following permitted technique: 
“Increasing the side yard setback one foot for every five feet the height of the structure exceeds the 
height of the adjacent structure at the side yard.” The southern side yard setback has been 
increased an additional +/-7 feet to meet this requirement.  
 
 
 
Building Materials 

Date:  September 6, 2016 

Owner/Applicant:  Mark Mehlman 

Project Address:  111 Crandon Drive 

Item Type:  Architectural Review/Request for Action 

Project Type:  New Construction of a Single-Family Residence 

Staff: Louis Clayton, AICP, Planner 

Summary:  
Review of the design and materials associated with the construction of a 
single-family residence. 

REQUEST FOR  
ARCHITECTURAL REVIEW BOARD 
CONSIDERATION 
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Clayton Gardens has traditionally been dominated by the use of standard size brick in a variety of 
red tones, although the original brick has been painted in some instances. The primary building 
material for the proposed home is taupe brick. A stone veneer is used on 8 percent of the rear 
façade and 7 percent of the right side.  The proposed roof is clad in architectural shingles, charcoal 
blend in color. Black colored casement windows are proposed.   
 
Driveway and Garage 
A 9-foot wide exposed aggregate driveway is proposed on the south side of the home that leads to 
a rear-entry, at-grade attached garage with one black raised panel garage door.  
 
Privacy Fence 
An 8-foot cedar privacy fence (6-foot solid, 2-foot lattice) is proposed along the entire length of the 
southern property line, a portion of which will encroach into the front yard. Section 405.1900 of the 
Zoning Regulations permits 4 foot decorative fences located in the front yard in single-family zoning 
districts if approved by the Architectural Review Board.  
 
Historically, the Architectural Review Board has considered requests for front yard fences that are 
not in conformance with the zoning requirements. For example, on corner lots, 6-foot fences have 
been approved on “secondary” front yards (what functionally would be a property’s side yard) 
provided the fence is ornamental or decorative (not a solid wood, chain or vinyl fence) and is placed 
on the property in a manner which provides a sufficient area for landscaping to break up the 
monotonous appearance of the fence. 
 
This property is not a corner lot by definition; however, it is bordered by a commercial parking lot 
along its southern property line. These configurations of single-family properties with their side 
yards adjacent to commercial properties are common on the blocks adjacent to Clayton Road in 
Davis Place and Maryland Avenue in Clayton Gardens and in many cases there are existing front 
yard fences in place that do not conform to the zoning requirements.  
 
The proposed design and materials of the fence is not consistent with the requirement in the zoning 
regulations for a 4-foot “ornamental or decorative” fence; however, an ornamental or decorative 
fence would not likely provide the opacity needed to adequately screen the adjacent parking lot, 
dumpsters, and commercial building. If a fence was installed on the adjacent commercial property, 
it could be up to 8 feet tall and located up to the front property line without requiring approval by the 
Architectural Review Board. 
 

CONCLUSION 
 
The project as proposed is in conformance with the requirements of the R-2 Single Family Dwelling 
District, the Clayton Gardens Urban Design District, and the Architectural Review Guidelines. Staff 
is of the opinion that the design is compatible in terms of mass, height, and design with existing 
nearby homes. 
 

STAFF RECOMMENDATION 
 

To approve as submitted. 
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PROJECT DESCRIPTION 
 
The 9,426-square-foot site is located on the west side of Crandon Drive between University Drive 
and Maryland Avenue. The property has a zoning designation of R-2 Single Family Dwelling 
District and is located in the Clayton Gardens Urban Design District. The proposed project consists 
of the construction of a 3,977-square-foot (excluding the basement) single-family residence with an 
attached, rear-entry, at-grade 819-square-foot garage. The height of the proposed residence is 29 
feet 2 1/8 inches as measured from the average existing grade to the mean height of the roof. 
 

CRITERIA FOR REVIEW 
 
The purpose of the site plan review process is to provide a review of the following criteria listed 
below:  
 
Compatibility 
 

1) A project's compatibility with its environment and with other land uses and buildings existing 
in the surrounding area. 

>> The surrounding properties to the north, east and west contain single-family homes. 
The property to the south is zoned commercial and currently contains a coffee 
shop. The project meets the setback, height, and impervious coverage 
requirements of the R-2 Zoning District and the Clayton Gardens Urban Design 
District. 

 
2) The location and screening of a project's air-conditioning units and other associated 

equipment. 
>> The plans show the HVAC units located in the southwest corner of the property 

adjacent to the driveway and screened by a wood fence. 

Date:  September 6, 2016  

Owner/Applicant:  Mark Mehlman 

Project Address:  111 Crandon Drive 

Item Type:  Site Plan Review/Request for Action 

Project Type:  New Construction of a Single-Family Residence 

Staff: Louis Clayton, AICP, Planner 

Summary:  Review of the site plan associated with a new single-family residence. 

REQUEST FOR  
CITY PLAN COMMISSION 
REVIEW 
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3) The location, adequacy and screening for trash. 

>> Trash and recycling receptacles will be stored in a 40-square-foot enclosure located 
in the southwest corner of the site adjacent to the driveway and screened by a 
wood fence and gate. 

 
Stormwater Drainage  
 

4) Provisions for storm surface drainage shall be in accordance with the City’s design 
standards. Stormwater drainage shall be connected to a storm sewer whenever one is 
available as determined by the City. Disposal of storm or natural waters both on and off the 
site shall be provided in such a manner as not to have a detrimental effect on the property 
of others or the public right-of-way.  

 
Impervious Coverage 

>> The Clayton Gardens Urban Design District limits impervious coverage to 40 
percent of the total lot area and allows an increase in impervious coverage based 
on the garage placement. For this project, the allowable impervious coverage may 
be increased to 55 percent for the inclusion of an attached, at-grade, rear-loading 
garage. The existing impervious coverage on site is 26.9 percent. The new plans 
increase the impervious coverage to 48.3 percent, which is less than the maximum 
allowable impervious coverage.  
 

Stormwater Runoff 
>> The existing stormwater runoff, according to the MSD 15 year, 20 minute 

calculation, is 0.48 cubic feet per second (CFS). The proposed runoff is 0.57 CFS, 
which represents an increase in 0.09 CFS. To mitigate the increase in stormwater 
runoff, downspouts on the south side of the home will be piped to a dry well in the 
front yard. Downspouts on the north side of the home will be piped to a pop-up 
bubbler located in the front yard. The Public Works Department finds the 
stormwater plan acceptable, with the condition that the dry well in the front yard be 
sized to handle the volume of water being discharged by the sump pump. 
 

Landscaping 
 

5) The applicant is required to submit a separate landscape plan showing existing trees, trees 
to be removed and trees to be replaced by caliper, species and condition. Such plans must 
reflect City of Clayton preservation standards. 

>> This is the first project that is subject to the City’s recently adopted Trees and 
Landscaping Regulations. For this site, the regulations require 46 percent tree 
canopy lot coverage through the preservation and/or planting of trees. The 
existing tree canopy lot coverage is 75 percent. The proposed tree canopy lot 
coverage is 75 percent, which includes the preservation of one existing site tree 
and the planting of 13 new trees. Eight of the new trees (61.5 percent) will be 
Missouri Natives. One street tree will be removed which will require a payment of 
$684 into the City’s Forestry Fund prior to removal. 

>> According to the City’s contracted landscape architect, the proposed landscape 
plan provides a variety of trees, shrubs and perennials that are consistent with 
the character of the surrounding neighborhood. The landscape plan needs to be 
revised to integrate the proposed HVAC enclosure into the landscape design and 
to fill in missing foundation plantings on the north side of the home.  
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Driveways, Sidewalks, Curbs and Gutters  
 

6) The site plan must state that all driveways, sidewalks, curbs and gutters are to be installed 
in accordance with the standards prescribed by the Public Works Department. 

>> The site plan states that all driveways, sidewalks, curbs and gutters are to be 
installed in accordance with the standards prescribed by the Public Works 
Department. 

 
Utilities 
 

7) Provision of hookups to public utilities connections shall be installed in accordance with the 
standards of the Public Works Department. All connections shall be shown on the site plan. 

>> All connections to public utilities are shown on the plans to be installed in 
accordance with the standards of the Public Works Department.  

 
Lighting  
 

8) All developments shall provide adequate lighting to assure safety and security. Lighting 
installations shall not have an adverse impact on traffic safety or on the surrounding area. 
Light sources shall be shielded and there shall be no spillover onto adjacent properties 

>> Exterior lighting is proposed at the rear door and garage. All exterior lights will be 75 
watts or less.  
 

PLAN COMMISSION CONSIDERATION 
 

In considering and acting upon site plans, landscape plans and other applicable plans, the Plan 
Commission shall take the following objectives into consideration: 

 
1) Creation of a desirable environment. 
2) Promotion of a creative approach to the use of land and related physical facilities resulting 

in better design and development, including aesthetic amenities. 
3) Combination and coordination of architectural styles, building forms and building 

relationships. 
4) Preservation and enhancement of desirable site characteristics such as natural topography, 

vegetation and geologic features and the prevention of soil erosion. 
5) Preservation of buildings which are architecturally or historically significant or contribute to 

the character of the City. 
6) Use of design, landscape or architectural features to create a pleasing environment. 
7) Inclusion of special features. 
8) Elimination of deteriorated structures or incompatible uses through redevelopment or 

rehabilitation. 

 
CONCLUSION 
 
The height, setbacks, and impervious coverage as proposed are in conformance with the 
requirements of the R-2 Single Family Dwelling District and the Clayton Gardens Urban Design 
District. Stormwater will be adequately managed on site, and the landscape plan features a variety 
of trees, shrubs and perennials that are consistent with the character of the surrounding 
neighborhood. Staff is of the opinion that the project meets the criteria for site plan approval. 
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STAFF RECOMMENDATION 
 
To approve with the following conditions, to be approved by staff prior to the issuance of a building 
permit: 
 

1. That the dry well in the front yard be sized to handle the volume of water being discharged 
by the sump pump. 

2. To ensure the future maintenance and operation of the dry well, the applicant shall record a 
deed restriction and the approved site plan with St. Louis County and submit proof of 
recording to the City. 

3. That the applicant pay $684 prior to removal of the street tree. 
4. That the landscape plan be revised to integrate the proposed HVAC enclosure into the 

landscape design and to fill in missing foundation plantings on the north side of the 
home.  
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PROJECT DESCRIPTION 
 
The vacant site is located at the northeast corner of Hanley Road and Forest Park Parkway. The 
16,566-square-foot property has a zoning designation of HDC High Density Commercial, and is 
located in the Clayton Plaza Overlay District. The site is surrounded by retail and office uses to the 
north and west, and Forest Park Parkway to the south. The applicant proposes a 27-space asphalt 
parking lot and new landscaping. The parking lot will be accessible from the existing parking 
structure serving the building at 200 South Hanley Road. 
 

CRITERIA FOR REVIEW 
 
The purpose of the site plan review process is to provide a review of the following criteria listed 
below:  
 
Compatibility  
 

1) If any City Master Plan contains recommendations that are specific to the area defined by 
the site plan, the Plan Commission shall review the site plan to determine its consistency 
with all applicable recommendations. 

>> The property is located in the Forsyth Village District as identified in the Downtown 
Master Plan. The vision of the district is to “create a dense, walkable, mixed-use 
district including a significant new urban residential development oriented around 
the Forsyth Metrolink Station with appropriate connections to the existing 
development at Carondelet Plaza and the adjacent neighborhoods”.  The plan 
identifies both Forsyth Boulevard and Carondelet Plaza as pedestrian priority zones. 
Staff is of the opinion that the project generally complies with the vision of the 

Date:  September 6, 2016 

Applicant:  George Stock, engineer 

Owner: South Hanley Parking, LLC 

Project Address:  210 South Hanley Road 

Item Type:  Site Plan Review 

Staff: Louis Clayton, AICP, Planner 

Summary:  
Review of the site plan associated with the construction of a new parking 
lot. 

REQUEST FOR  
CITY PLAN COMMISSION  
REVIEW 
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Downtown Master Plan by providing new sidewalks, street trees and street lights; 
extensive landscaping; and reutilization of a long-vacant, and a highly-visible site.  
 

2) A project's compatibility with its environment and with other land uses and buildings existing 
in the surrounding area. 

>> The proposed development is generally compatible with adjacent land uses and 
buildings.  

 
Landscaping  
 

3) The quantity, quality, utility, size and type of a project's required open space and proposed 
landscaping improvements. 

>> The landscape design will provide an interesting layered and colorful landscape of 
perennials, ornamental grasses, shrubs and trees that will rise with the topography 
and buffer the parking lot from public view. The City’s contracted landscape architect 
has reviewed the landscape plan and has the following comments: 

i. Provide information about the mineral mulch material and clarify if the 
decomposed granite will be used in the tree bands only and how the granite 
material will be separated from the mineral mulch areas used at the shrubs, 
perennials and grasses. 

ii. Clarify the sources and volume of water that the drainage swale is intended 
to address.  
 

Traffic, Circulation and Parking 

 
4) The ability of a project's traffic circulation system to provide for the convenient and safe 

internal and external movement of vehicles and pedestrians. 
>> The parking lot will be accessible from the existing parking structure serving the 

building at 200 South Hanley Road. Staff is of the opinion that the circulation system 
will provide for the convenient and safe movement of vehicles and pedestrians.  
 

5) The site plan must state that all driveways, sidewalks, curbs and gutters are to be installed 
in accordance with the standards prescribed by the Public Works Department. 

>> New streetscape will be installed along the project limits on Hanley Road. Staff is of 
the opinion that all driveways, sidewalks, curbs and gutters are to be installed in 
accordance with city standards.  
 

6) The type and location of parking provisions. 
7) Parking should be located within the City block interior. 
8) Surface parking should not abut any sidewalk. 

>> The applicant proposes a 27-space parking lot which will be accessible from the 
existing parking structure serving the building at 200 South Hanley Road. The 
parking lot is located +/- 28 feet from the edge of the proposed sidewalk and 
extends to rear of the lot. The location of the parking lot is constrained by the 
irregular shape of the lot and the access point from the existing parking structure.  
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Design & Materials 
 

9) The location and screening of a project's air-conditioning units and other associated 
equipment.  

>> The proposed project does not include the addition of new mechanical equipment. 
 

10) Treatment of bulk trash disposal and other environmental health matters shall meet code 
requirements. 

11) The location, adequacy and screening for trash. 
>> The proposed project does not affect the current treatment of bulk trash disposal.  

 
12) Footprint geometry should be square and true with the roadway to the extent possible. Odd 

shapes and building orientation which competes with the total urban setting should be 
avoided. 

>> No new structures are proposed as part of this project.  
 

Grading and Drainage  
 

13) Provisions for storm surface drainage shall be in accordance with the City’s design 
standards. Stormwater drainage shall be connected to a storm sewer whenever one is 
available as determined by the City. Disposal of storm or natural waters both on and off the 
site shall be provided in such a manner as not to have a detrimental effect on the property 
of others or the public right-of-way. 

>> The proposed project will reduce the amount of impervious coverage on site from 94 
percent to 55 percent. The existing stormwater runoff, according to the MSD 15 
year, 20 minute calculation, is 1.3 cubic feet per second (CFS). The proposed runoff 
is 1.04 CFS, which represents a decrease in 0.26 CFS, and therefore stormwater 
mitigation is not required. Stormwater runoff from the parking lot and site will be 
piped directly to the public storm sewer system. The Public Works Department has 
reviewed the site plan and finds the stormwater plan acceptable. The project has 
been submitted to the Metropolitan Sewer District for their review. 

Lighting 
 

14) All developments shall provide adequate lighting to assure safety and security. Lighting 
installations shall not have an adverse impact on traffic safety or on the surrounding area. 
Light sources shall be shielded and there shall be no spillover onto adjacent properties.  

>> Two pole lights are proposed in the parking lot. The fixtures will be mounted onto 
14.5-foot poles with 6-inch concrete bases. All proposed lights are LED and full 
cutoff.  

 
Public Safety 

 
15) The Fire Department shall review all site plans to determine adequacy of access and other 

aspects of public safety. 
>> The Fire Department has reviewed the plans and finds them acceptable.  

 
16) The promotion of public safety and benefit to the general welfare, as evidence that the 

project is in compliance with good planning practices and principles. 
>> The project, as proposed, is consistent with good planning practices and principles.  

 
17) A project's impact will not overtax public utilities, services or other municipal facilities.  
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>> At this time, staff does not anticipate adverse impacts regarding public utilities, 
services or municipal facilities. 

 

PLAN COMMISSION CONSIDERATION 
 

In considering and acting upon site plans, landscape plans and other applicable plans, the Plan 
Commission shall take the following objectives into consideration: 

 
1) Creation of a desirable environment. 
2) Promotion of a creative approach to the use of land and related physical facilities resulting in 

better design and development, including aesthetic amenities. 
3) Combination and coordination of architectural styles, building forms and building 

relationships. 
4) Preservation and enhancement of desirable site characteristics such as natural topography, 

vegetation and geologic features and the prevention of soil erosion. 
5) Preservation of buildings which are architecturally or historically significant or contribute to 

the character of the City. 
6) Use of design, landscape or architectural features to create a pleasing environment. 
7) Inclusion of special features. 
8) Elimination of deteriorated structures or incompatible uses through redevelopment or 

rehabilitation. 

 
CONCLUSION 
 
The proposed project is in conformance with the requirements of the HDC Zoning District. 
Stormwater will be adequately managed, and the landscape plan features a variety of trees, 
shrubs and perennials that will buffer the parking lot from public view. Staff is of the opinion that 
the project meets the criteria for site plan approval. 
 

STAFF RECOMMENDATION 
 
To approve with the following condition, to be approved by staff prior to commencement of 
construction:  
 

1. That the applicant submit a revised landscape plan which addresses the following: 
a. Provide information about the mineral mulch material and clarify if the decomposed 

granite will be used in the tree bands only and how the granite material will be 
separated from the mineral mulch areas used at the shrubs, perennials and 
grasses. 

b. Clarify the sources and volume of water that the drainage swale is intended to 
address.  
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PROJECT DESCRIPTION 
 
The 6,000-square-foot site is located on the north side of Kingsbury Boulevard between Forsyth 
Boulevard and Brentwood Boulevard. The property has a zoning designation of R-2 Single Family 
Dwelling District. The existing 1 ½-story home measures 2,168 square feet and was constructed in 
1942. The proposed project consists of the demolition of an existing 292-square foot rear addition, 
and the construction of a 1,030-square-foot, 2-story rear addition. No changes are proposed to the 
front façade of the home. Because the combined square footage of the addition is less than 50 
percent of the total square footage of the home, Site Plan Review is not required. Because the 
combined square footage of the addition is greater than 750 square feet, Architectural Review is 
required.   
 

CRITERIA FOR REVIEW 
 
Compatibility & Building Materials 
The height of the addition is 18 feet 10 inches from average existing grade to the mid-point of the 
roof. The roof of the addition will be clad in grey fiberglass shingles to match existing and standing 
seam metal. White double-hung windows are proposed to match existing. 
 
The existing home has stone on the first floor front elevation, brick on the first floor side 
elevations, and white siding on the second floor. The primary building materials for the home 
addition are brick painted “sandstone” and white Hardie Plank lap siding. The addition will 
incorporate similar design and materials found on the existing home. The amount of Hardie 
Plank lap siding will cover 56 percent of the rear elevation, 42 percent of the west elevation, and 
44 percent of the east elevation. The Architectural Review Guidelines limit the use of accent 

Date:  September 6, 2016 

Applicant:  Paul Doerner, architect 

Owner: Steven & Chrissie Wojciechowski 

Project Address:  8141 Stratford Avenue 

Item Type:  Architectural Review/Request for Action 

Project Type:  Single-Family Addition 

Staff: Louis Clayton, AICP, Planner 

Summary:  Review of the design and materials associated with a single-family addition. 

REQUEST FOR  
ARCHITECTURAL REVIEW BOARD 
CONSIDERATION 
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materials to 25 percent of each elevation and gives the Architectural Review Board authority to 
grant a modification to exceed 25 percent siding, up to a maximum of 30 percent.  
 
Driveway, Fences and Retaining Walls 
The existing driveway will remain in place. No new retaining walls or permanent fences are 
proposed.  
 
HVAC & Trash 
HVAC units will be located on the west side of the addition and screened by an existing wood 
privacy fence. A +/- 40-square-foot trash enclosure is located on the west side of the home and will 
be screened by a wood fence and gate.  

 
CONCLUSION 
 
The project as proposed is in conformance with the requirements of the R-2 Single Family Dwelling 
District. The amount of Hardie Plank lap siding used on the addition exceeds the 25 percent 
permitted by the Architectural Review Guidelines; however, staff is of the opinion that given the 
existing design and materials of the home; the proposed design and materials meet the spirit of this 
requirement and are compatible with the existing home and on other homes in the neighborhood.  
 

STAFF RECOMMENDATION 
 

To approve as submitted.  
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BACKGROUND  
 
This request was originally presented to the Plan Commission on August 1, 2016 and August 
15, 2016, and the public hearing was continued to this meeting date.  
 

REQUESTED ACTION 
 
This request is for consideration of a rezoning from C-2 (General Commercial), HDC (High 
Density Commercial), the Forsyth Station Transit Oriented Development (TOD) Overlay District 
and the Clayton Plaza Overlay District, to Special Development District (SDD) and the approval 
of a SDD plan for a proposed mixed-use project known as Centene Clayton Campus. The 
applicant requests to rezone all property located within the proposed Subdistricts, with the 
exception of 18 South Hanley (which is already zoned SDD) and 7440 Forsyth Boulevard (which is 
located in University City). The properties to be rezoned are outlined in red in the following zoning 
map.  

 

Date:  September 6, 2016 

Applicant:  Bob Clark, CEO of Clayco 

Owner: 
Hanley-Forsyth, LLC; Clayton Property Investment, LLC; Forhan, LLC; 

Centene Center II, LLC; CMC Real Estate Company, LLC; Health 
Plan Real Estate Holding, Inc.  

Project Address:  

7454, 7510, 7518, 7520, 7528, 7600, 7606, 7620, 7630, 7632, 7636, and 
7642 Forsyth Boulevard; 12, 14, 20 and portion of 106 South Hanley 
Road; 10 South Lyle Avenue; 101 and 105 Carondelet Plaza; 7711 
and 7733 Carondelet Avenue and adjacent proposed vacated rights-
of-way. 

Item Type:  Rezoning & Special Development Plan 

Staff: Louis Clayton, AICP, Planner 

Summary:  
Review of a request to rezone subject properties from the existing base 
and overlay zoning districts to Special Development District (SDD).  

REQUEST FOR  
CITY PLAN COMMISSION  
REVIEW 
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Proposed Rezoning: Subject properties outlined in red.  
 
This is the first in a series of development approvals the applicant will be required to obtain in 
order to develop the Centene Clayton Campus project. The proposed rezoning, if approved, will 
result in a distinct zoning classification for the subject properties along with a plan that provides 
the general development standards for the project, including the project phases and schedules, 
location and use of each proposed building, the maximum height and size of each building, the 
location of open space and landscape buffers, general traffic circulation and the location and 
number of parking spaces.  
 
If the rezoning is approved, separate approvals will be required for individual Subdistrict plans for 
each of the four Subdistricts. These plans will provide detailed information related to each specific 
phase of the development such as required transportation related improvements, detailed 
architectural features, landscape design and plant material, building siting, and pedestrian and 
automobile circulation among others. Each Subdistrict requires approval of a Subdistrict Plan (by 
the Board of Aldermen), Site Plan Review (by the Plan Commission), and Architectural Review 
(by the Architectural Review Board).  

 
PROJECT DESCRIPTION  
 
The proposed SDD and plan establish development standards that will govern the 
redevelopment of four new Subdistricts totaling 9.74 acres. The properties under the current SDD 
plan for Centene Plaza (7700-7720 Forsyth Boulevard) will be incorporated under one plan and 
ordinance along with the subject properties.  
 
Subdistricts 1, 2 and 3 are located east of Hanley Road and south of Forsyth Boulevard. 
Subdistricts 1 and 2 are immediately adjacent to the mixed-use Crescent condominium building 
(155 Carondelet Plaza). The eastern portion of Subdistrict 3 is located in University City and is 
immediately adjacent to the Forsyth Metrolink station. Subdistrict 4 is located west of Hanley Road, 
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on the north side of Carondelet Avenue adjacent to the existing Centene Plaza. All of the properties 
within the proposed SDD are currently vacant, with the exception of 7620 Forsyth Boulevard 
(Wellbridge Fitness Center) in Subdistrict 1, 7711-7733 Carondelet Avenue in Subdistrict 4, and 
7600-7606 Forsyth Boulevard in Subdistrict 2 which are currently under demolition. 
 
The following maps and chart identify and summarize the proposed Subdistrict buildings. The 
tables in Appendix A, attached at the end of this report, summarize the current zoning requirements 
and proposed development standards for each Subdistrict. Through the rezoning process, the 
Board of Aldermen has the authority to approve development standards that are different than the 
current zoning requirements in exchange for public benefits. Once approved, the Special 
Development Plan and Ordinance becomes the specific zoning regulations governing the use and 
development of the properties.  
 

 
 
Proposed Subdistricts: Existing Conditions 
 

 
 
Proposed Subdistricts: Illustrative Conditions 
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Sub‐

district

Lot Area 

(acres) Completion   Size (gsf) FAR Office (gsf)

Retail 

(gsf)

Auditorium 

(gsf) Residential 

Corporate 

Lodging Parking

1 2.268 2019 419' 1,250,000  5.8 560,000      12,000     ‐                 ‐                     ‐                           

 600,000 gsf

1,516 spaces 

2 2.830 2019 88' 910,000      1.8 ‐               48,000     ‐                

 180,000 gsf 

88 units  ‐                           

 675,000 gsf

2,113 spaces 

3 2.456 2020 455' 1,200,000  5.1 400,000      42,000     39,000           ‐                    

 170,000 gsf

100‐140 units 

 400,000 gsf

847 spaces 

4 2.186 2021 328' 1,200,000  4.9 460,000      7,000       ‐                 ‐                     ‐                           

 640,000 gsf

1,750 spaces 

Total 9.740 4,560,000  1,420,000  109,000  39,000          

 180,000 gsf 

88 units 

 170,000 gsf

100‐140 units 

 2,315,000 gsf

6,226 spaces 

Height 

(feet)

 
 
Proposed Subdistrict buildings  
 
CRITERIA FOR APPROVAL & ANALYSIS 
 
Section 405.1210 of the zoning regulations lists eight criteria of approval (numbered and in italics 
on the following pages) designed to achieve the goals as set forth in Section 405.1160 of Article IX: 
Special Development District. The Plan Commission shall take these criteria into consideration 
when deliberating and acting upon the Special Development Plan.  
 
Downtown Master Plan 
 

1) “The proposed development, including proposed phases and schedule, is in harmony with 
general purposes and intent of Chapter 405 of the Municipal Code and is compatible with 
and implements the planning goals and objectives of the City.”  

>> Subdistricts 1, 2, 3, and a portion of 4 are located in the Forsyth Village District as 
identified in the Downtown Master Plan. The vision of the district is to “create a 
dense, walkable, mixed-use district including a significant new urban residential 
development oriented around the Forsyth Metrolink Station with appropriate 
connections to the existing development at Carondelet Plaza and the adjacent 
neighborhoods”. The plan identifies both Forsyth Boulevard and Carondelet Plaza 
as pedestrian priority zones. Subdistrict 4 (except for 18 Hanley Road) is located in 
the Central Station District, as identified in the Downtown Master Plan. The vision for 
the Central Station District is to “create a walkable, high density mixed use district 
with significant new office development and high density multi-family rental 
residential infill oriented around the Clayton Metrolink Transit Station.”  

>> Staff Analysis: Overall, the proposed development is in harmony with the zoning 
regulations and implements the planning goals and objectives of the City. With the 
implementation of staff’s recommendations, staff is of the opinion that consistency 
with the Downtown Mater Plan will be achieved. 

>> The project consists of a significant mix of land uses including at least 88 
dwelling units, 120-140 hotel rooms, a 1,000-seat auditorium available for public 
use, 1,420,000 square feet of office space, and 109,000 square feet of retail. 
Conformance with the Master Plan vision of creating a mixed-use district could 
be enhanced by adding ground floor retail and/or commercial space to the 
ground floor of all parking structures abutting the street, and increasing the 
amount of retail and residential uses in Subdistrict 2 to reach a minimum Floor 
Area Ratio (FAR) of 3.  
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>> The Downtown Master Plan does not recommend any height or Floor Area Ratio 
(FAR) limitations for any of the Subdistrict sites. 

>> Subdistrict 3 contains the most intense concentration of land uses (office, hotel, 
retail, and auditorium) and is located immediately adjacent to the Forsyth 
Metrolink station. From the furthest point, no Subdistrict is located more than 0.4 
miles from either the Central or Forsyth Metrolink Stations. This proximity will 
make transit easily accessible to a wide variety of users. Conformance with the 
Master Plan vision of orienting development towards the Forsyth Metrolink 
station could be enhanced by reducing the number of parking spaces to 5,300 
and by implementing parking demand management strategies that decrease 
parking demand and increase transit ridership.  

>> The project will result in the comprehensive redevelopment of over 9.74 acres of 
predominately vacant properties. Each Subdistrict will be interrelated in their use, 
ownership, and design. The redevelopment of these properties will be 
transformative for the Forsyth Village District and may encourage the 
redevelopment of other existing underutilized properties nearby.  

>> New sidewalks, crosswalks, street trees, street lights, bicycle racks, greenspace 
and plazas will be provided in each Subdistrict. This provides a pedestrian-
friendly connection to the Metrolink station, other Subdistricts, and other sites 
throughout Downtown, as well as a cohesive public realm. Conformance with the 
Master Plan vision of creating a pedestrian-friendly district could be enhanced by 
eliminating the vehicular drop-off and parking area between the Subdistrict 1 
building and Carondelet Plaza, eliminating the elevated and below grade 
walkway connections between Subdistricts, and providing publicly accessible 
pedestrian connections between the Metrolink station and Subdistrict 3, and 
midblock between Forsyth Boulevard and Carondelet Plaza in Subdistrict 2. 

>> The Master Plan does not recommend that parking structures front on principal 
streets; however, if developed with ground floor retail and/or commercial uses 
coupled with appropriate building design, staff is of the opinion that the ground 
floor levels will create a human-scale public realm and cohesiveness throughout 
the district.   
 

Compatibility 
 

2) “The proposed height, arrangement and uses of the proposed development are compatible 
with the surrounding neighborhood and the City as a whole.” 
(Refer to Appendix A for a summary of the current zoning requirements and the proposed 
development standards for each Subdistrict).  
 
Uses 

>> Page G003 of the SDD Plan lists the proposed uses for each Subdistrict, which are 
summarized below.  

Subdistrict Below Grade Ground Floor  Upper Floors 
1 Parking Office lobby, retail Office, parking 
2 Parking Retail, residential Parking, residential 
3 Multi-purpose corporate 

training facility, parking 
Corporate civic auditorium, 
office and corporate lodging 
lobby, retail, parking 

Office, parking, 
corporate lodging 

4 Parking Office lobby and retail Office, parking 
>> Staff believes the proposed uses are compatible with the surrounding neighborhood 

land uses which are comprised of residential, office, retail, parking and service type 
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land uses; however, staff has concerns regarding the proposed ground floor uses 
for Subdistricts 1, 2 and 4. The proposed ground floor uses listed on the SDD Plan 
do not include ground floor parking; however, the Subdistrict plans for Subdistricts 1, 
2, and 4 show the following conflicting information: 

i. Subdistrict 1 shows retail only for a portion of the ground floor of the parking 
structure on Forsyth Boulevard, and +/- 220 feet of the building’s ground 
floor frontage as parking.  

ii. Subdistrict 2 shows retail only for a portion of the ground floor along Forsyth 
Boulevard, and +/- 180 feet of the building’s ground floor frontage as 
parking.  

iii. Subdistrict 4 shows retail and an office lobby on a portion of the ground floor 
along Carondelet Avenue, and +/- 144 feet of the building’s ground floor 
frontage as parking. The ground floor parking area is noted on the plans as 
“future conversion to retail.” 

>> Subdistricts 1 and 2 are currently located in the Forsyth Station TOD Overlay District 
which requires ground floor retail along Forsyth Boulevard and Hanley Road. The 
current zoning for Subdistrict 4 does not have restrictions for ground floor uses; 
however, the Architectural Review Guidelines of the HDC Zoning District state that 
parking structures abutting the street should have retail or commercial uses on the 
ground floor.  

>> The portion of Subdistrict 3 located outside of Clayton is currently under review by 
University City staff and they have submitted the following comment regarding 
ground floor uses: “The layout and depth of the street-level retail space shown on 
sheet A.103 does not seem to be functional. Our recommendation is to provide 
greater depth and square footage to better accommodate future retail and/or 
food/beverage establishments at this location. Expanding the retail space to include 
two stories would be a favorable option to accommodate additional square footage.” 

>> Staff analysis: Parking structures without ground floor retail and/or commercial land 
uses do not further the vision of the Downtown Master Plan to expand retail 
opportunities, create a human-scale public realm and pedestrian friendly streets. 
Parking structures abutting the street should have ground floor retail and/or 
commercial uses along their street frontage. 

 
Floor Area Ratio (FAR) 

>> FAR is the total floor area of all structure improvements on a lot, divided by the 
area of the lot. Areas within a building used for parking and mechanical 
penthouses, atriums and landscaped decorative pedestrian areas are excluded 
from the measurement of floor area. 

>> The proposed development standards in Subdistricts 1 and 4 exceed the allowable 
FAR per the current zoning regulations. The Downtown Master Plan does not 
recommend any limitations on FAR for any of the Subdistrict sites. Subdistricts 2, 3 
and part of 1, are currently located in the Forsyth Station TOD Overlay District which 
requires a minimum FAR of 3 to encourage a minimum level of density throughout 
the district. Subdistricts 1 and 3 comply with this requirement; however, Subdistrict 2 
does not.  

>> Staff analysis: Although the applicant is rezoning the property and removing the 
property from the Forsyth Station TOD Overlay District, in order to be more closely 
aligned with the intent of the overlay and the goals of the master plan, staff 
recommends the addition of more residential units and ground floor retail uses to 
Subdistrict 2 to increase the project’s FAR to a minimum of 3.  
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Height  
>> The proposed development standards would allow structures in Subdistricts 1 and 2 

to exceed the maximum height allowed under the current zoning regulations. There 
is no existing height limitation for Subdistricts 3 and 4. The Downtown Master Plan 
does not recommend any height limitations for any of the Subdistrict sites.  

>> The applicant has prepared a shadow study which illustrates and quantifies the 
extent and duration of new shadows on adjacent properties at different times 
throughout the year. Typical shadow studies consider those shadows occurring 
between 1.5 hours after sunrise and 1.5 hours before sunset. Shadows occurring 
earlier and later are long, move fast, and generally blend with shadows from existing 
structures.  

>> Staff analysis: According to the shadow study, The Crescent (155 Carondelet 
Plaza) will see a 1 to 3.5-hour increase in the amount of time under shadow during 
all seasons except winter. The shadow impacts on other properties appear to be 
minimal. Building placement and height will be considered in detail at the time of 
Subdistrict plan review. 

 
Setbacks 

>> Staff is of the opinion that the proposed setbacks are similar to previously approved 
setbacks for comparable developments and are consistent with good planning 
practice. Building setbacks will be considered in detail at the time of Subdistrict plan 
review. 

 
Traffic & Circulation  

 
3) “Streets or other means of access to the proposed development meet City of Clayton 

standards and are suitable to carry anticipated traffic.”  
4) “The internal circulation system of the proposed development encourages safe movement 

for vehicles and pedestrian.” 
 
Traffic 

>> A traffic study conducted by Crawford Bunte Brammeier (CBB) analyzed the 
potential traffic impacts of the proposed development. The traffic study was 
updated based on the revised plans received August 1 and August 22.  

>> The full build-out of all four Subdistricts is expected to generate 2,145 new trips 
during the morning peak hour and 2,225 new trips during the afternoon peak hour. 
The following roadway improvements were included in the development plans 
submitted by the applicant:  

i. The Subdistrict 1 garage access to Forsyth Boulevard is limited to right-
in/right-out only. 

ii. Signalized access is proposed to the Subdistrict 2 garage on Forsyth 
Boulevard. A westbound left-turn lane is proposed on Forsyth Boulevard to 
serve the garage. Two lanes are proposed exiting the garage (one 
northbound left-turn lane and one shared left/through/right-turn lane). 

iii. Signalized access is proposed for the intersection of Forsyth Boulevard with 
the Subdistrict 3 service drive which runs parallel to Forest Park Parkway. 

>> According to the study, in addition to the improvements already included in the plans 
submitted by the applicant, the following improvements are recommended to ensure 
that the surrounding roadways have adequate capacity to handle the additional trips 
generated by the development. The design and phasing of each improvement will 
be considered in detail at the time of Subdistrict plan review. 
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i. Add a second access to the Subdistrict 3 Garage (via Carondelet Plaza) to 
help distribute the heavy exiting left-turn traffic and provide acceptable 
operating conditions. The driveway should provide, at a minimum, a 3-lane 
cross-section at the intersection with Carondelet Plaza. 

ii. Re-stripe and/or widen Forsyth Boulevard to accommodate two eastbound 
through lanes from the service drive in Subdistrict 3 to east of the Forest 
Park Parkway Off-Ramp/Bland Avenue.  

iii. Widen the Forest Park Parkway Off-Ramp/Bland Avenue to provide dual 
northbound left-turn lanes and a separate northbound right-turn lane at 
Forsyth Boulevard.  

iv. Construct a southbound right-turn lane on Hanley Road at Carondelet 
Avenue in conjunction with Subdistrict 4.  

v. Implement signal retiming and optimization program upon completion of 
development and roadway improvements. 

vi. Reconfigure the design of the Subdistrict 1 parking structure (7620 Forsyth 
Boulevard) and South Lyle Avenue. Potential configurations include: 

1. Relocate South Lyle Avenue opposite North Lyle Avenue and 
signalize. Provide parking structure access via the rear alley or from 
relocated South Lyle Avenue.  

2. Align the parking structure access opposite North Lyle Avenue and 
signalize. South Lyle Avenue remains in place.  

3. Relocate South Lyle Avenue as currently proposed, and signalize as 
a “T” intersection. For the parking structure, provide one right-in/right-
out access point from Forsyth Boulevard and access via the rear 
alley or from relocated South Lyle Avenue.  

>> The traffic study is currently under review by St. Louis County and University City. 
St. Louis County has jurisdiction over Hanley Road and Forest Park Parkway, and 
University City has jurisdiction over Forsyth Boulevard east of the city limits. Both of 
these entities will have final approval of any recommended improvements to 
roadways under their jurisdiction.  

 
Pedestrian Circulation 

>> A pedestrian circulation plan has been submitted which identifies where 
employees and visitors park and/or arrive on the site and their path to their final 
destination. The plan provides information on the proposed pedestrian volumes 
at each intersection, which may result in design changes or changes to signal 
times. The plan does not show the direct pedestrian connection between the 
Metrolink station and Subdistrict 3 or the midblock connection between Forsyth 
Boulevard and Carondelet Plaza in Subdistrict 2 as depicted in the applicant’s 
August 1 and August 15 presentations.  

>> According to the traffic study prepared by CBB, because of the spatial distribution of 
uses as well as parking supply, significant pedestrian flows are anticipated primarily 
along Hanley Road, Forsyth Boulevard and Carondelet Plaza. Increased pedestrian 
flows should be accommodated during signal retiming. CBB acknowledges that 
grade separated pedestrian facilities, via an elevated walkway or a tunnel, would 
alleviate heavy pedestrian crossings at signalized intersections. 

>> The pedestrian circulation plan shows Subdistricts 1 and A (existing Centene Plaza 
building) connected through an elevated walkway above Hanley Road, Subdistricts 
1 and 2 parking structures connected through an elevated walkway above Lyle 
Avenue, and Subdistricts 2 and 3 connected by a walkway underneath Carondelet 
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Plaza. The plan also shows a vehicular drop-off and parking area located 
between the Subdistrict 1 building and Carondelet Plaza.  

>> Staff analysis: Elevated and underground walkways are uncommon Downtown 
and the proposed design will keep pedestrians off the nearby sidewalks. Staff 
recommends eliminating the elevated and below grade walkways and is of the 
opinion that they do not contribute to the Downtown Master Plan vision of increasing 
pedestrian traffic and creating more street-level activity. Staff also recommends 
eliminating the vehicular drop-off and parking area between the Subdistrict 1 
building and Carondelet Plaza. On site drop-off areas for office buildings are not 
common Downtown and the design creates an unnecessary barrier between the 
building and the public realm. Staff is of the opinion that the drop-off does not 
contribute to the Downtown Master Plan vision of creating pedestrian friendly 
streets. 

 
Parking 
 

Parking is not listed as specific criteria of approval; however, the amount of parking 
provided for the project is approved as part of the development standards established in the 
Special Development Plan.  

 
Automobile Parking 
>> Proposed & Zoning Requirements  

i. To encourage high density development and transit ridership, there are no 
minimum parking requirements for properties located in the Forsyth Station 
TOD Overlay District (this includes all of Subdistricts 2 and 3, and part of 
Subdistrict 1). Parking requirements in these areas are at the discretion of 
the Plan Commission and Board of Aldermen based upon a parking study 
provided by a parking professional substantiating the developer's stated 
parking need. All other properties (a portion of Subdistrict 1 and all of 4) are 
subject to the City’s Parking Regulations which require +/- 3,700 parking 
spaces.  

ii. The applicant proposes new parking ratios as specified in Appendix A for 
each Subdistrict. Based on the currently proposed buildings for all 
Subdistricts, 4,603 parking spaces are required by the new SDD standards, 
and 6,226 parking spaces are currently proposed.  

>> Parking Study Recommendation 
i. A parking study conducted by Crawford Bunte Brammeier (CBB) 

analyzed the potential parking demand based on the location, size, and 
use of each Subdistrict. The parking study was updated based on the 
revised plans received August 1 and August 22. Based on the size and 
use of the proposed development, the ULI Shared Parking Manual 
recommends 4,983 parking spaces and the ITE Parking Generation 
Manual recommends 5,609 parking spaces. According to CBB, a 
“comfortable number” of parking spaces to be supplied would be around 
5,300 spaces. 

>> Staff Analysis 
i. Subdistricts 2, 3, and portion of 1 are located within the Forsyth Station TOD 

Overlay District. It is intended to foster development emphasizing public 
transit and enhanced pedestrian accessibility, and presents a unique 
opportunity for the City to leverage the benefits of its proximity to Metrolink 
with future mid to high density residential and mixed-use development. To 
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achieve these goals, the district incentivizes development by reducing on-
site parking thereby affording more economically productive use of available 
land. 

ii. The goal of Transit Oriented Development (TOD) is to surround transit 
stations with vibrant, carefully designed neighborhoods where people can 
live, work, shop, and play within a safe and pleasant walk to transit. It is also 
meant to encourage land uses that support the regional transit system and 
transit users. One of the biggest barriers to successful TOD is an oversupply 
of free or cheap off-street parking which may encourage auto-dependence, 
increase traffic and create a less hospitable pedestrian environment.  

iii. An oversupply of parking may have a detrimental effect on the future 
success of the area as a dense, walkable, transit-oriented mixed-use district, 
as envisioned in the Downtown Master Plan. Staff recommends that the 
number of parking spaces not exceed 5,300 as recommended in the parking 
study, and that the proposed parking ratios be adjusted accordingly.  

iv. To reduce overall parking demand, staff suggests that the employers 
locating in the SDD implement parking demand management strategies to 
decrease parking demand and increase transit ridership. One of the most 
effective strategies is a parking cash out program in which an employer 
gives employees a choice to keep a parking space at work, or to accept a 
cash payment and give up the parking space.  

 
Loading Spaces 

>> Each Subdistrict will comply with the minimum loading space requirements.  
 
Bicycle Parking 

>> Each Subdistrict will comply with the City’s Bicycle Parking Regulations. 
 
Landscaping 
 

5) “Appropriate buffering is provided to protect adjacent land uses from light, noise and visual 
impacts.”  

>> According to the City’s contracted landscape architect, the proposed development 
provides plazas and open spaces at key street intersections in each Subdistrict. The 
design and location of landscape buffers will be considered in detail at the time of 
Subdistrict plan review.  

 
 
 

6) “The proposed development preserves unique environmental features of the property.” 
>> According to the City’s contracted landscape architect, there are no unique 

environmental features of the property. The proposed developments will significantly 
alter the environment of each of the sites. Existing topography, trees and other 
existing conditions will be removed. 

 
Utilities 
 

7) “Existing or proposed utility services are adequate for the proposed development.”  
>> The project has not received conceptual approval from the Metropolitan Sewer 

District. The Public Works Department has reviewed the plans and finds them 
acceptable related to utility service.  
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Public Benefits 
 

8) “The proposed development complies with all other applicable codes and ordinances”. 
>> The tables in Appendix A summarize the current zoning requirements and the 

proposed development standards for each Subdistrict. Through the rezoning 
process, the Board of Aldermen has the authority to approve development 
standards that are different than the current zoning requirements in exchange for 
public benefits. Once approved, the Special Development Plan and Ordinance 
becomes the specific zoning regulations governing the use and development of the 
properties.  

>> The SDD Regulations list public benefits to the City that are intended to be derived 
from the approval of a Special Development Plan. Projects may include the 
prescribed public benefits, or may propose others not listed. According to the 
applicant, the following public benefits to the City are intended to be derived from the 
approval of the SDD: 

i. The project will add thousands of workers in Downtown Clayton, extend the 
City of Clayton’s central business district to the east, add ground floor retail 
and other amenities extending from Hanley Road to Forest Park Parkway, 
include a 900 to 1,100 seat auditorium, and residential apartment units.  

ii. The development will integrate significant public open space with public art 
installations while extending Clayton’s signature streetscape to several city 
blocks.  

iii. The project advances the City’s desire for mixed use density connecting to 
transit while enhancing the pedestrian experience with dynamic, walkable 
and friendly streets.  

iv. The SDD application seeks to rezone 23 parcels of land into one cohesive 
phased development while minimizing the impact of construction operations.  

v. The proposed development includes expansive and extraordinary 
landscaping and greenspace provisions in support of numerous public 
plazas located throughout the campus.  

vi. Each Subdistrict's garage entryway(s) has been carefully studied and 
resulting locations represent the most efficient locations for operations while 
minimizing automobile impacts to the surrounding community.  

vii. Each Subdistrict’s architectural vocabulary is a combination of cohesive 
modern forms and proportionality informed by the existing vernacular 
exhibited by the City of Clayton.  

viii. Each Subdistrict will utilize building materials similar in quality to the existing 
Centene Plaza.  

ix. Subdistrict 2 includes a residential component, the exact proportion of for 
sale versus rental units has not been determined as of yet.  

x. Rather than possibly proposing multiple individual developments, the 
proposal provides for the master planning of a large portion of Clayton's 
urban core, resulting in a cohesive impact to the community when compared 
to 5 or 6 developments that each seek to maximize the coverage potential of 
each parcel of land. 

CONCLUSION 
 
Staff is of the opinion that the proposal meets the criteria of approval for a Special Development 
District as specified in Section 405.1210 of the zoning regulations and detailed in this staff report. 
The project will result in the development of a significant amount of offices, hotel, civic space, 
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commercial and residential uses within close proximity to the Forsyth Metrolink station. The 
project appears to be generally well-designed and will be a significant positive addition to the area 
and Downtown as a whole.  
 
Staff is of the opinion that proposal is consistent with the vision of the Downtown Master Plan, 
and that consistency could be enhanced by requiring ground floor retail and/or commercial for 
all parking structures, requiring a minimum Floor Area Ratio (FAR) of 3 for Subdistrict 2, 
reducing the amount of parking to 5,300 spaces, implementing parking demand management 
strategies, and eliminating above/below grade walkways and the vehicular drop-off at 
Subdistrict 1.  
 
If the rezoning is approved, separate approvals will be required for individual Subdistrict plans for 
each of the four Subdistricts. These plans will provide detailed information related to each specific 
phase of the development such as required transportation related improvements, detailed 
architectural features, landscape design and plant material, building siting, and pedestrian and 
automobile circulation among others. Each Subdistrict requires approval of a Subdistrict Plan (by 
the Board of Aldermen), Site Plan Review (by the Plan Commission), and Architectural Review 
(by the Architectural Review Board).  
 

STAFF RECOMMENDATION 
 
To recommend approval of the rezoning and Special Development Plan to the Board of Aldermen 
with the following conditions: 
 

1. Parking structures abutting the street shall have ground floor retail and/or commercial 
uses along the street frontage. 

2. The minimum Floor Area Ratio (FAR) for Subdistrict 2 shall be 3.  
3. The total number of parking spaces shall not exceed 5,300. 
4. That the applicant commit to implementing parking demand management strategies that 

decrease parking demand and increase transit ridership; and, provide one or more 
mechanisms to insure that such strategies will be implemented, adapted, revised and 
maintained over time and changes of tenancy.  

5. Eliminate the vehicular drop-off and parking area between the Subdistrict 1 building and 
Carondelet Plaza.  

6. Eliminate the elevated and below grade walkway connections between Subdistricts.  
7. Provide publicly accessible pedestrian connections between the Metrolink station and 

Subdistrict 3 midblock between Forsyth Boulevard and Carondelet Plaza in Subdistrict 2. 
8. That the following traffic improvements be implemented. The design and phasing of each 

improvement will be considered in detail at the time of Subdistrict plan review.  
a. Limit the Subdistrict 1 garage access to Forsyth Boulevard to right-in/right-out only. 
b. Signalize access to the Subdistrict 2 garage on Forsyth Boulevard. Provide a 

westbound left-turn lane on Forsyth Boulevard to serve the garage. Provide two 
lanes exiting the garage (one northbound left-turn lane and one shared 
left/through/right-turn lane). 

c. Signalize access for the intersection of Forsyth Boulevard with the Subdistrict 3 
service drive which runs parallel to Forest Park Parkway. 

d. Add a second access to the Subdistrict 3 Garage (via Carondelet Plaza) to help 
distribute the heavy exiting left-turn traffic and provide acceptable operating 
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conditions. The driveway should provide, at a minimum, a 3-lane cross-section at 
the intersection with Carondelet Plaza. 

e. Re-stripe and/or widen Forsyth Boulevard to accommodate two eastbound through 
lanes from the service drive in Subdistrict 3 to east of the Forest Park Parkway Off-
Ramp/Bland Avenue.  

f. Widen the Forest Park Parkway Off-Ramp/Bland Avenue to provide dual 
northbound left-turn lanes and a separate northbound right-turn lane at Forsyth 
Boulevard.  

g. Construct a southbound right-turn lane on Hanley Road at Carondelet Avenue in 
conjunction with Subdistrict 4.  

h. Implement signal retiming and optimization program upon completion of 
development and roadway improvements. 

i. Reconfigure the design of the Subdistrict 1 parking structure (7620 Forsyth 
Boulevard) and South Lyle Avenue. Potential configurations include: 

i. Relocate South Lyle Avenue opposite North Lyle Avenue and signalize. 
Provide parking structure access via the rear alley or from relocated South 
Lyle Avenue.  

ii. Align the parking structure access opposite North Lyle Avenue and 
signalize. South Lyle Avenue remains in place.  

iii. Relocate South Lyle Avenue as currently proposed, and signalize as a “T” 
intersection. For the parking structure, provide one right-in/right-out access 
point from Forsyth Boulevard and access via the rear alley or from relocated 
South Lyle Avenue.  
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Appendix A: Zoning Analysis 

7620 Forsyth

7620‐7642 Forsyth, 

north half of vacated 

alley

12,14,20 S Hanley, 

south half of 

vacated alley, north 

half of vacated 

Carondelet 

Part of 106 S 

Hanley & south 

half of vacated 

Carondelet 

PROPOSED

Overlay Zoning District

Base Zoning District HDC SDD

Ground Floor Use Restriction
6,000 GFA ground floor retail 

(minimum)

Maximum Height 420'

Stepback None

Square Feet/Floor Area Ratio  3 minimum, no maximum

Setbacks‐front (minimum) Hanley: None
Hanley & 

Carondelet:10' 

Lyle: 0'

Forsyth:0‐10' 

Hanley: 9' 

Carondelet: 10'

Setbacks‐side  0'

Setbacks‐rear 15' 0'

Parking‐automobile

Office & Retail: 1 space per 350 

GFA 

40% of spaces located onsite

Loading Pursuant to Section 405.3660

Parking‐bicycle Pursuant to Section 405.3670

Forsyth & Hanley: 10'

NA

Subdistrict 1

Clayton PlazaForsyth TOD (west of Lyle)

None 

No maximum

C‐2

Buildings fronting Forsyth or Hanley 

must contain first floor retail. Parking 

lots and garages without ground floor 

retail are permitted only by conditional 

use permit.

7 stories or 90' (lesser)

For buildings permitted to exceed the 

maximum height, a 15’ foot stepback 

shall be provided beginning at the third 

story level or 30 feet above grade 

(lesser).  

1.5 maximum

None

None

3 maximum

Pursuant to Section 405.3660

Pursuant to Section 405.3670

No minimum  Office & Retail:  1 space per 300 GFA
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7600‐7606 Forsyth, west half of 

vacated Lyle 

7520‐7528 7634 Forsyth, 

10 S Lyle, east half of 

vacated Lyle  

7510‐7518 Forsyth, 101‐

105 Carondelet
PROPOSED

Overlay Zoning District Forsyth TOD (west of Lyle)

Base Zoning District HDC SDD

Ground Floor Use Restriction
20,000 GFA ground floor retail 

(minimum)

Maximum Height 7 stories or 90' (lesser) 100'

Stepback

For buildings permitted to 

exceed the maximum height, a 

15’ foot stepback shall be 

provided beginning at the third 

story level or 30 feet above 

grade (lesser).  

None

Square Feet/Floor Area Ratio  1.5 maximum 1  minimum, no maximum

Setbacks‐front (minimum)

Lyle: 0'

Forsyth: 0‐10'

Carondelet: 10‐15' 5"

Setbacks‐side  0'

Setbacks‐rear NA 0'

Parking‐automobile No minimum

Loading Pursuant to Section 405.3660

Parking‐bicycle Pursuant to Section 405.3670

Forsyth: 10' 

Carondelet: 10'

+/‐ 24.5' (7600 Forsyth & vacated Lyle only)

Subdistrict 2

Forsyth TOD (east of Lyle)

C‐2

Buildings fronting Forsyth or Hanley must contain first floor retail. Parking lots and 

garages without ground floor retail are permitted only by conditional use permit.

No maximum

None

Pursuant to Section 405.3660

Pursuant to Section 405.3670

None

3 minimum, no maximum

No minimum 
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7454 Forsyth PROPOSED

Overlay Zoning District Forsyth TOD (east of Lyle)

Base Zoning District HDC SDD

Ground Floor Use Restriction

Buildings fronting Forsyth or 

Hanley must contain first floor 

retail. Parking lots and garages 

without ground floor retail are 

permitted only by conditional 

use permit.

1,500 GFA ground floor 

retail in University City 

(minimum)

Maximum Height No maximum 455'

Stepback None None

Square Feet/Floor Area Ratio  3 minimum, no maximum 3 minimum, no maximum

Setbacks‐front (minimum)
Forsyth : 10'

Carondelet: 10'

Forsyth : 10'

Carondelet: 0‐10'

Setbacks‐side  None 0'

Setbacks‐rear None 0'

Parking‐automobile No minimum 

Retail & Office:  1 space 

per 350 GFA

Corporate Lodging: 1 

space per 2 keys

Auditorium: 1 space per 4 

seats

40% of spaces located 

onsite

Loading Pursuant to Section 405.3660
Pursuant to Section 

405.3660

Parking‐bicycle Pursuant to Section 405.3670
Pursuant to Section 

405.3670

Subdistrict 3
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7711,7733 

Carondelet
18 S Hanley PROPOSED

Overlay Zoning District None None

Base Zoning District HDC SDD SDD

Ground Floor Use Restriction

None (see 

architectural 

review 

guidelines)

6,242 sf retail 

and/or 

commercial

6,000 GFA ground floor retail 

(minimum)

Maximum Height No Maximum

Stepback None

Square Feet/Floor Area Ratio  3 maximum
240,365‐

348,093 sf
3 minimum, no maximum

Setbacks‐front (minimum) 10' None
Hanley: 10'

Carondelet: 5‐10'

Setbacks‐side  0'

Setbacks‐rear 0'

Parking‐automobile

424 spaces 

(replacing 

those 

currently 

deed 

restricted) + 

Office & 

Retail  1 

space per 

300 GFA 

Office & Retail 

1 space per 300 

GFA

Office & Retail: 1 space per 350 

GFA

40% of spaces located onsite

Loading

Pursuant to 

Section 

405.366

5 spaces 

(including 

existing) 

Pursuant to Section 405.3660

Parking‐bicycle Pursuant to Section 405.3670

None

Subdistrict 4

No Maximum

None

Pursuant to Section 405.3670

None
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